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John Coull, Lawrence Kelley, Jeanne Traester.

[Planning Board members] Jonathan Shefttz, Chair; Jonathan O’Keeffe, Richard
Roznoy, Rob Crowner, Stephen Schreiber and David Webber; [Others] Joan
Burgess, John Fox, Seymour Friedman, Roy Karlstrom, Lewis Mainzer,

Winnifred Manning, Dennis Swinford (UMass Director of Campus Planning)

John Musante (Town Manager), Jonathan Tucker (Planning Director). Christine
Brestrup (Senior Planner)

The joint meeting with the Amherst Planning Board began at 7:35 p.m.

John Coull, Chair of the Amherst Redevelopment Authority (ARA), reported on the status of the ARA’s work
with regard to the Gateway Corridor Project.

Mr. Coull stated that the ARA has four elected members and one member appointed by the Governor. The
Governor’s Appointee is Jeanne Traester.

The ARA has “broad powers” to work in the community. It can take, hold and develop properties, remove blight
and restore areas to their “highest and best use.” The last, most-visible project that the ARA worked on was the
Boltwood Walk Parking Garage.

The Gateway Project was first presented to the ARA in the spring of 2010. The ARA is beginning to study this
project and has not yet developed it enough for there to be enough substance to discuss with the Planning Board.
However, Mr. Coull offered to report on the ARA’s work thus far and to keep the Planning Board informed about
what the ARA would be doing in the future.

Mr. Coull reported that the impetus for the development came from UMass, which recently acquired a 2.1 acre
site on North Pleasant Street, known as Fraternity Row. UMass demolished the buildings and the property now
consists of four vacant lots, which could be conveyed to the town for private development. UMass is planning to
expand its student population and will be looking for places to house students. However, the concept for the
Gateway Corridor Project does not include putting dense housing for undergraduates on these lots. There is an
opportunity to develop the Gateway Corridor for retail, mixed use and offices as well as student housing. This
development would be an addition to the tax base in town.

The project cannot go forward unless it meets the goals of the Master Plan. The project needs thoughtful design,
transportation, shopping, offices and other items to be complete.

The ARA visited similar projects in two college towns, Hanover/Dartmouth in New Hampshire and Storrs/UConn
in Connecticut. The ARA has been approached by private property owners and private developers who are
interested in the Gateway Project.



ARA Meeting
Sept. 29, 2010
Page 2

The ARA plans to hire a consultant and hopes to have input on the project from the new Campus Planner at
UMass. The ARA plans to hold public sessions on this project. ACTV accompanied the ARA to Storrs and will
be broadcasting information about the visit.

The ARA is aware that student behavioral issues are of great concern to the neighbors. While the “planning area”
for the project may enlarge, the “execution area” (where anything might actually be built) may contract.

Mr. Coull introduced two members of the ARA who were in attendance, Larry Kelly and Jeanne Traester. The
other members are Peg Roberts and Aaron Hayden.

Mr. Crowner asked about the timeline for the project. Mr. Coull stated that it depends on how fast the consultant
and the ARA can move. He expects that the ARA will bring zoning amendments to the Planning Board within
one year.

Mr. Tucker presented a map of the Gateway area and stated that it is online, on the town website. The scope of
the project has shrunk. The original concept had been to consider connecting the Gateway Corridor all the way
into the downtown to Boltwood Walk. Now the scope of the project extends from the intersection of Triangle
Street and East Pleasant Street, up to the edge of the UMass Campus. The width of the project has not yet been
defined. “Nothing official is being represented” on this plan, he said. “This is a work in progress.”

Mr. Tucker referred to the Urban Form Analysis document prepared by the Master Plan consultants, which is also
available online. This document shows how “form-based code” might work.

Mr. Coull stated that the ARA is looking at the impact of the Gateway Project outside the borders of the
designated area, as well as inside. The project is, to date, “quite a blank sheet” he said.

Jeanne Traester stated that part of the area is University property. The University is expanding and is willing to
turn this property over to the town. The University wishes to attract more out-of-state students. One new dorm is
proposed to be finished in 2013. The town wishes to create economic development and bring in taxes. This
project would meet two needs with one project.

John Musante, new Town Manager as of October 1*, spoke in support of the Gateway Corridor Project. He
expressed “a sense of urgency in this effort”. He reported on the trip to Mansfield, CT, which is trying to create a
new town center near UConn. Ambherst already has a downtown and a Master Plan. The University plans to grow
by 15% at least. There will be development, and we need to help shape the development to the benefit of the town
and UMass. This should be a focused process with lots of opportunity for input. He suggested a project timeline
of 4 to 5 months.

Mr. Musante would like to act as a facilitator and collaborator for this project and would like to leverage private
investment. This is being done elsewhere in the U.S. We already have three projects going on in the vicinity —
Kendrick Park, Boltwood Place and the work on the Lord Jeffery Inn. Mr. Musante would like to see a link from
UMass through downtown Ambherst all the way to Amherst College. He looks forward to working with the ARA,
with stakeholders and with the Planning Board.
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Mr. Shefftz questioned why the town would like to put student housing back into an area where the University had
recently demolished fraternities. Mr. Coull stated that the fraternities were destroyed because they were not being
maintained and there were behavioral issues.

Mr. Coull stated that the merchants and property owners in the downtown area were forming a B.I.D. (Business
Improvement District). The B.I.D. has elected to extend its sphere into the Gateway area.

John Fox, a Town Meeting member and resident of Fearing Street, distributed documents (emails and a
memorandum) related to the Gateway Corridor Project. The residents of the area have been attending ARA
meetings, he said. This will be an exciting project if it is done right. He expressed support for Mr. Musante’s
statement and expressed hope for an open and transparent process. He also expressed concerns about the
agreement made between UMass, the town and the ARA. He read part of the agreement, disagreeing with the
description of existing conditions, which included the words “substandard, decadent and blight”.

Mr. Fox stated that the developments at Hanover and Storrs were not focused on undergraduate student housing.
Dartmouth and UConn stated that they wanted to move undergraduate students back to campus. He described the
project at Hanover as mixed-use, ground floor retail and commercial with upper floors graduate student housing
and professionals. He described Storrs as being 700 units of housing for students, none or almost none of which
was for undergraduates. It is to be for grad students, empty nesters and alums who wish to live near campus in
retirement.

The Amherst development won'’t attract major retailers if the residential units are for undergraduates. He urged
that the town modify its Agreement with UMass or issue a Memorandum of Understanding to make it clear that
the housing to be provided is not for undergrads.

Mr. Webber agreed that ambiguous language can cause trouble.

Mr. Coull introduced Dennis Swinford, the new Director of Campus Planning for UMass. Mr. Swinford stated
that he had only been on campus for two weeks and was in the process of getting up to speed on various projects,
so he wasn’t able to provide clarification at this time.

Mr. Coull stated that the Agreement had been generated in response to ARA concerns. The ARA wanted to be
assured that the land would be turned over to the town before the ARA made further progress on the Gateway
Corridor Project.

Mr. Tucker stated that the language of the Agreement was “deliberately vague”. One of the reasons for references
to substandard housing was to get UMass to acknowledge the condition of student housing throughout town. The
ARA needed to know that UMass would cooperate. The three-party agreement among the ARA, the town and
UMass is a “public statement of generalized intent,” he said.

Lewis Mainzer of McClellan Street conjectured that: 1) UMass Amherst believes that it will be better if it
becomes bigger, and 2) The tuition from in-state students is not kept on campus, but some of the tuition from out-
of-state students is kept and therefore it is advantageous to UMass to attract more out-of-state students.
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Mr. Tucker stated that the property under consideration will not be handed over to the town unless the project
meets everyone’s needs.

Winifred Manning of Fearing Street stated that she is uncomfortable about the vagueness of the agreement. She
urged the town to clarify the Agreement so that it reflects what was discussed.

Mr. Roznoy read part of the Agreement about the conveyance to the ARA and asked for clarification. Mr. Shefftz
asked if undergraduates could be kept out of the project.

Mr. Tucker stated that the development could be made unattractive to undergrads by requiring 12-month leases.
Also the design and conditions in the residences could make it difficult and expensive for undergrads to lease the
units.

Seymour Friedman of Allen Street noted that UMass has recently allowed sophomores to live off campus and that
UMass wants provision for undergraduate student housing in the project. He also asserted that the ARA wants
zoning changes to increase the allowed density and height of buildings.

Mr. Schreiber stated that the new rule allowing sophomores live off campus was a response to the fact that
graduate students live on-campus, displacing undergrads. The town and UMass should discuss moving
undergrads back to campus, while providing space off-campus for grad students.

Mr. Tucker stated that this project provides an opportunity to meet the needs of UMass and of the community.
“The town will not do this if it does meaningful damage to areas around [the project].” He offered the Boltwood
Garage as an example of a community process that resulted in something that is beneficial to the community.

Mr. Coull stated that one of the goals of the project is to connect UMass to downtown encouraging parents and
families of students to come downtown.

Joan Burgess of 36 Mt. Pleasant Street asked about fiscal issues:

e How can UMass transfer this land to the town, since the University paid $3 million for it?
e What will be the cost to the town in police, highway, health and other community services?
e What will be the balance between cost and benefit to the town?

Mr. Tucker pointed out that the project area is not in the ED zoning district and thus is subject to the town’s
Zoning Bylaw.

Roy Karlstrom of Fearing Street agreed with Mr. Fox’s comments and expressed concern about locating
undergraduate student housing in the neighborhood. UMass is exploring numerous ways to get undergrads off
campus, he said. UMass is looking to the private sector to build student housing. The fiscal issue is important,
with more police needed to monitor 500-700 students in off-campus housing. The zoning was changed a number
of years ago to eliminate fraternities. That decision shouldn’t be reversed. He urged the town to have an
independent “cost-benefit” analysis done and urged the town to revise the agreement with the University before
starting the project.
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Mr. Roznoy inquired as to whether the ARA would be developing an RFP for consultant’s services and then
developing a plan for the area and then proposing recommended zoning changes. He asked if the consultant could
include a fiscal analysis in his report.

Mr. Tucker stated that the original RFP contained all of those things. The ARA backed off and decided to start
with the public process so that the community can decide what it wants. The new RFP will not include a traffic
analysis or a fiscal analysis. Part of the consultant’s work will be to help conduct a public visioning process.
Those additional studies would be conducted after the vision for the corridor had been determined.

Mr. O’Keeffe proposed that the Planning Board consider appointing a liaison to the ARA, who could give the
Planning Board regular reports on the ARA’s progress.

Mr. Webber offered to be appointed to act as the Planning Board’s liaison to the ARA. He is interested in hearing
from students, and he sits on the advisory committee for student legal services at UMass.

Mr. Roznoy seconded Mr. Webber’s offer and the vote was 5-0-1 (Webber abstained).

The meeting was adjourned at 8:50 p.m.

Respectfully Submitted:

Laurence Kelley, Clerk

Approved:

John Coull, ARA Chair



